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IMTRODDCTION 

This  report  presents  a  profile  of  the  Virglnla-Monadnock  area  and  a 
•et  of  strategies  deslg^d  to  enhance  the  areata  qualities  as  a 
desirable  neighborhood. 

"Tbi  Virglnla-Monadnock  area  Is  a  classic  example  of  a  neighborhood 
In  transition.   It  Bust  now  take  bold,  posltve  actions  to  protect 
Itself  from  threatening  physical  decline  and  an  accompanying  lack  of 
neighborhood  confidence  among  its  residents,  There  is  a  strong  reason 
to  believe  the  area  can  be  revived  because  of  the  neighborhood's  nany 
strengths:   it  is  close  to  neighborhood  shopping,  it  is  conveniently 
located  in  relation  to  Boston  and  its  suburbs  and  sost  structures 
have  fine  architectural  qualities. 

The  strategies  presented  in  this  report  address  the  aajor  neighborhood 
weaknesses  identified  in  the  On  Time  Designs  study.  However,  the  strategies 
are  only  aimed  at  physical  Improvements.   It  is  Important  to  remember 
that  the  underlying  cause  of  the  neighborhood's  deterioration  can  be 
attributed  to  the  low  income  level  of  many  residents.  Dntll  economic 
issues  are  addressed  through  increased  job  opportunities  for  low  and 
■oderate  income  people,  neighborhood  conservation  strategies  must 
rely  almost  entirely  on  public  assistance. 

Public  and  private  investment  combined  irlth  renewed  neighborhood  en- 
thusiasm %rill  turn  their  neighborhood  around.  Therefore,  the  suggested 
strategies  represent  a  realistic  approach  to  revltalizatlon  of  the 
Virglnla-Monadnock  area. 

Methodology 

The  preparation  of  the  Virglnla-Monadnock  Area  Conservation  Plan  relied 
primarily  on  four  sources  of  information.   In  October  1977,  On  Time 
Designs,  Inc.  conducted  two  surveys  of  the  Virglnla-Monadnock  area.  The 
first  concentrated  on  physical  aspects  of  the  area  such  as  land  use, 
building  type  and  condition,  architectural  design  and  quality  and  environ- 
mental charactersltlcs.  A  social  survey  to  gather  statistics  on  the  socio- 
economic characteristics  of  the  area  population  was  also  conducted. 
Figures  1  and  2  show  sample  survey  forms. 

The  second  major  source  of  information  was  interviews  with  city  and  state 
officials  such  as  Boston  Redevelopment  Authority  district  planners, 
eoning  personnel,  officials  at  the  Dorchester  Little  City  Hall  and  the 
staff  of  the  Massachusetts  Uay  Transportation  Authority.  These  interviews 
provided  information  about  completed  and  proposed  public  Improvments 
and  various  public  policies  impacting  the  area. 

Contact  with  various  private  institutions  in  the  Virglnla-Monadnock  area 
provided  A  third  source  of  information  about  area  resources,  trends  and 
problems,  These  contacts  included  the  priest  at  St.  Kevin's  Parish, 
Upham's  corner  banks  and  real  estate  firms. 

Finally,  historical  background  information  about  the  Virglnla-Monadnock 
area  was  gathered  through  research  at  the  Suffolk  County  registry  of 
Deeds  and  boston  Building  Department  as  well  as  through  various  published 
sources  about  the  area. 


VIHGIHIA-M0NW5N0CK  AREA  " 

ADDRESS     3/-  3A    MQMADOOCiC     ^n  of^COLEMM^yJOSEPHQ,*  TUEKESf^L- 


DATE/ARCHIIECT \ aONING XSSESSH)  VXLDE  .3^& 


OSE:   ^^IDENTU^   COMMERCIAL   RELIGIOOS   VACANT 
STORIES:    1   ©    3    4    5 


TYPE:   SINGLE    pOOBI^    KOW        DUPLEX         DECKER   lENEMENT 

ONITSj   1  ^P  3   4   5   6   7 

OUTBUILDINGS:    CARRIAGE  BOUSE    ^RA^-^  CfiJ^   ORIGINAL  /   LATER 

CONDITION:  ^BANDO^^  POOR   RIIR   GOOD   EXCELLENT 
STVLE:   GR.  REV.    BRK-IT.    MANSARD  ^0^   SHINGLE    STICK  GEO. REV.  tfiSft-^ fCh  ^ jS/ A^ 
COALITE  OF  STXXE:    MINIMUM    MODERATE   ^IGHJ 
SIDING:   CLAP.   BRICK  SHINGLE  /ASBESTOS)  ASPHALT  ALUM/VINYL  BriC^k.      Ff^EZf^  " 


ORNAMENT:   LITTLE   MODERATE 
REMODELING:   DRASTIC   MCHJERATi;  ^ONO^ 
ALTERATIONS;    ADDITIONS    ELLS 

[%3   a^»i 


CONDITION:  ABANDONED    POOR  Q'AI^?  QoOp)   EXCELIENT 
CURRENT  STATOS:   FOR  SALE   VACANT    BOARDED   pCCUPIED] 


IMPORTANCE  TO  SETTING:    DETRIMENTAL   NONE   MCHDERAIE   /GREAT 
*************************************************************************************** 
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ARCHITECTURE:        QoEWsi    Auut      STYLE  '  CeJJTTZA^    6ABLt      FfCJS>    STR££^     Oi/ 

(Acncmi^    CiJrtzAAJcs    focc/fcs   ow   BfiCM   stoe.    CLf^BofZ/rr^  fntOLt>Bt> 


SITE: 

COMMENTS; 

PRESERVATION  VALUE:    (f        ^        ^^HIGH*^      /^DERATE    ^       LOW  TOTAL  REHABILITATIO 

riGURE  1 
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Ger^T*!  Infonnatiai 

1.  ftM  long  have  you  lived  in  the  neighbocchood? 

2.  It«re  did  you  live  before?  Vaa  long? 
Did  you  own  ocr  rent? 

3.  ttiy  did  you  nove  to  this  neighborfaood? 

(  ) accessibility  to  WDck  (  )relativBS,  frifinds  in  area 

(  igrew  n?  in  area  (  )liked  neighborhood 

(  )prioe  of  tousing  (  )  accessibility  to  Boston 

4.  Do  you  own  or  rent  your  hcne? 

If  renting,  does  owner  live  in  the  house? 

5.  Bow  many  people  live  in  tiie  house? 

Neighborhjod  Attitudes 

6.  How  would  you  dfescadbe  the  general  condition  of  the  nei^iborhood? 
(  )excellent   (  )good   {  )fair   (  )poor 

7.  Do  you  have  friends  or  relatives  in  the  nei^Tborhood? 
(  )yes        (  )no 

8.  What  do  you  like  about  the  neic^iborhDod? 


9.  VJhat  don*t  you  li3ce  about  the  neighborhood? 


10.  How  would  you  rate  public  services  in  the  neic^Jborhood?  (i.e.  garbage  collection 

police  protection,  fire  service,  etc.) 
()  very  good   (  )good   (  )fair   (  )  poor 

11.  What  neighborhood  farm  ties  do  you  use?  (shopping,  padcs,  ciiurches,  etc.) 

12.  Bow  often  do  you  use  theni? 

(  ^frequently   (  ) occasionally   (  )seiacin   (  )  never 

13.  Have  tliere  been  any  major  changes  in  the  nei^iborhood  since  you  moved  here? 


14.  Wbuld  you  say  these  changes  have  made  the  neighborhood: 
(  )bette3^   (  )worse   X  )mi>oed   (  )can't  say 

15.  Do  you  have  any  regrets  about  moving  into  this  nei^iborhood? 
(  )yes     (  )no 

16.  What  do  you  think  vjould  make  this  a  better  neighborhood  for  you? 

(  )iiiproved  services   (  )better  schools   (  )nDre  housing  fix  vp 

(  )nore  noney  available  for  the  neighborhood   (  )  better  public  transportaticn 

(  )  better  safety  conditions 

J.i. 

-FIGURE -2 


)never 


„.  ::::l^«^— — — -"^^^ 

^^S^^S^^^^^^ In  the  last  five  years? 

(„v«d  to  be  in  this  bouse  to  five  jeais? 

«.    t»  Vou  plan  to  ^  a:^  fi-*»  1"  «- *>*«' 

^o^be  tte  present  oonditicxi  of^ycnfflw^  »^ 
24.    W:«ldyc«  describe^  presen^^^^  j  ,poar 

^■rgonal  Data 

-  T?^-S'^'"<^"-     .,.eto«(Me«-     (.-« 

26.  What  is  Jiour  occupatlonJ 

27.  K«  .nan,  pecpU  in  your  famly? 

»•    ■»-^.l"^i*nSn^"^      ()««ecoUege 
{  ISlJ^le^     ( SUate  school 

(  ) $10,000  to  $15,000       V  i*-^' 


fIRGINIA-MONADNOCK  AREA  PROFILE  < 

1^^  .Project  Area  V*-''. 

/.  *■'<",  " 

>~/1he  Tirginla-Monadnock  Streets  area  is  directly  west  of  the 
; '.'-^Uphan' s  Corner  commercial  area  in  the  Dorchester  section  of 

Boston.   It  is  included  in  the  neighborhood  known  as  St.  Kevin's 
Parish,  named  for  its  proximity  to  St.  Kevin's  Church  on  Columbia 
Road.   Its  location  within  the  city  of  Boston  is  shown  on  Maps  1  and  lA. 

The  project  area  is  bounded  on  the  west  by  the  Penn  Central  rail- 
road tracks  (Midlands  branch);  on  the  north  by  the  abutting 
Dudley  Steet  commercial  area;  on  the  east  by  the  rear  property 
lines  of  properties  on  the  easterly  side  of  Virginia  Street;  and 
on  the  south  by  the  edges  of  the  intersection  of  Virginia,  Monad- 
nock,  Bird  and  Sayward  Streets.   Map  2  delineates  these  boundaries. 


The  rear  property  lines  on  Virginia  Street  and  the  edges  of  the 
Sayward,  Bird  intersection  separate  the  area  from  the  rest  of  St. 
Kevin's  area  in  several  ways.   Once  past  this  Intersection,  the 
character  of  the  area  changes  in  terms  of  the  scale  of  the  build- 
ings, their  architectural  styles  and  quality,  period  of  construc- 
tion, setting  and  streetscape,  and  traffic  patterns. 


History  of  Vlrglnla-Monadnock  Area  ':"■■.■■.■ 

The  primary  development  of  Virginia  and  Monadnock  Streets  took 
place  from  1880-1913  and  was  based  largely  on  the  extension  of 
commuter  rail  lines  from  downtown  Boston  and  the  provision  of  a 
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•munlclp.i  water  . supply  to  «11  t>£  Dorcbe.tcr.   It  l^ecaae  «  fc«™ 
;*orBo8ton'.  growing  .Iddle-cl.sB  Yankee,  who  -ere  .nxlou.  to 
'£?ee  from  the  increasingly  Industriallted  and  l.aigrant-f illed  • 

•«rban  center  to  the  -■ore  Tnral  •uburbs.-         .•..>..-.  .   -* 

■    ....  ..........  ., -•  -  ■   •■-.•,     .- .  r  ;?.■  V   ••■•    •   •■'-■•  •.^.- 

'  Hirglnia  and  Monadnock  Streeta  were  in  an  excellent  location  for 
devllopient.  teing  ju.t  across  fro.  the  Dudley  Street  co.»uter  . 
..ttoportheMidlJds  -Branch  of  the  I«enn  Central  which  was  construe, 

-  ted  .round  1870.  -It  was  also  close  -to  the  burgeoning  commercial   .•. 
Urea  at  Dpham'a  Corner -which  developed  during  the  same  period.-  V  ^ 

^■thehomei  Wit  in  Virginia  ^nd  Honadnock  Streets  during  their  ^pp 
■  tlrst  twenty  years  t>f  development  from  1«80-1900  were  !*'««.  ^   ..l: 
!ingle-fa«ily  homes  <»n  the  hill  *hich  oyerlooVed^the  city.   The  ;  V 
?lrst  house  to  be  built  on  Monadnock  Street  was  #29.   This  and^ 
■slmiiar  houses  were  homes  of  doctor's  and  often  contained  their  . 
^  offices  as  wellao  that  by  1900  Monadnock  "Street  had  earned  It-  .  , 
•l^lf  the  nickname  of  Pill  R^ad.   Houses  of  this  period  are  mostly. 
>Jn  the  queen  A^n^  and  Stick  styles  and  are  among  the  fine  examples  , 
-of  hlEh  quality  design  and  craftsmanship  which  is  so  prevalent  In 
:  the  ifea?  iost  were'built  by  local  carpenter  builders  "^^"^  -  .- 
r^ulte  similar  in. details  auch-as  cornices,  stlckwork  and  molded  , 

/jwood  trim.  -  .•!^:^:.-[  V  ^  -  •  "'^C-":?:.^v^- w"^  ^  ■:.^  *^:^"1;-^         —  *"•  ^ '-■"'•■'■' ''.;:* 

:'iurl^.g  the  ;1900-1910  Derlod.  Georgian  kevival  •^^J^^^'^^f  ""*  '0; 
:  the  most  popular  style  built  here.   They  are  mixed  J-  .^J'^^J^^  -• 
.  earlier  houses,  ^and  sit  en  large  lots  -^Jj /""^^"^J^J^ir   * 
•  The  houses  themselves  are  «et  back  fromthe  street..  By  1912. 

-  most  o?  the  land  had  been  built  upon  except  ^f'>'^:  **'^  «f  "^'^^ , ,.  --  .' 
.'■^steeply  sloping  Hill  section  of  Konadnock  Street  which  was  least 

•desirable  for  ^development  because  of  Its  topography..   In  1912.     - 
.Ibis  last  area,  .till  Valuable  for- Its  location  ^^  ^  ""J  °f  |^;„  ':  -. 

i;borhood  close  to  transportation-and  commerce,  ^f^^'lf^ff  "^J^^^"  .  :W 
■Ismail  narrow  lots  and  .  set  of  double  and  »i"f Jj^^^iS^^^^I^^'j;.  .V;;;^^ 
;^with  fine  blassical  detail  was  built  between  1912  "«*  J*^^._«x   .   . 

T  pension  of  .the  street  car  lines  >y  this  time  was  »J  ^^J^^^^^^d'^"  *-^ 
V  ind  fares  so  reasonable  that  .ore  moderate  !»""%  J"J^i"^^°""  ?•  ■; 
<:  Afford  to  .ove^to  the  area.  Iriple  deckers  were  ideal  homes  for^  .^... 
A'hese  people  as  they  provided  «  <=ontin«al  vsource  of  Income^o  the  . 
>;iwner-from  the  rental  of  two-units.  Typical  examples  of  the  area ^., 
i;,.rchitectural  styles  .re  shown  ^In  Pt«ur^  .3^  ;  -v.t  ^^^^^   ..  ^.-  ,  :^;^:'^j: 


:^-4he  neighborhood  remained  fairly  stable  for  the  ^"'^  '^"^y;^ned  ■ 
^  -years    In  the  1940'a  .n  exodus  to  .ore  distant  ''"^"^^'•/"J"*"^  - 
^^Srama^lcally  due  to  the  construction  of  new  highways  and  ^he  wide-. 
l^^^^r^aS  automobile  ownership.   Wealthier  ^""iJ^"  --^"^  *;j:\::Ja-". 
i;^^  i^ny  of  the  houses  on  Virginia  Street  were  divided^^u^  , 

;:V.lng  houses  during  ^be^  *0':V*«f^'50-w,' =^Sl^ce  l^eii  /other ^hous^^^   • 
VV;  have  been  divide^  1-ptD  s^veral-f^al^^r  nnlts  >>.  .e^t  the  dema^^ 
ir^^'of  lower-income  families  moving  into  the  area.  ^^"^„*>".J^"  t^  •  V 

JV^oticeable  decline^n  fh5,»«^f""'i§!jjj"by  t^  Ttty  JulJo  iban- 
f  .About  ten  bulldingB/ have 'be^p,  «e»o^ shed  'h^;*^.^*^^/"^  Monad- 
donment  and  fires  razed  three  large  -f^^-^  ^i.^^^^V.^dv  Hts 


rse /Bu lia Ing  Type  ^^^  - :■? WA%y^  i^' r  "S ^^^■''''K  * 


Xand   Use /Build  Ing  Type  ■^^^t^^^^^/.^l??^- r  "r£^^  s^  r.v'^T.^  J.    . - 

"  The  Tirginla-Monadnocli  Brea'ls  «oned  pTlttarl'ly   f or'-multl-f  aally  •^j.^,;-v'" 
-  ose   <Rt8   and  -H-1).     ;.OrJ.glnally   the  predominant  building    type   was -:  .*' t^ 

'the  «pper-nlddle  'Class,' lArge^.-vingle-faaily   house.  'In  Its   last 

phase   of  development,    m -cav  «f   eleven 'trlple'-deckerr  «na. three  r^'^*':^^*- J 

-residential  4iotela  were- eonstracted  ■eh  Monadnock  'Str«et;V>;.  j-'  !•*  "^   t-V..*  .  :" 

■?■•;.,';•./-.■-:■  ..■*'  '■:  ,         ;-  '*''..:-^'v->  .'■'   \  -<"    '  '^:^^-•■:  •  .  \    '  •::  ^-^  ■  ■  :. -y  /  it ' ..  ■■•' 

..Today,  -the  nature  of  resldentlAl.. land  use  has  changed  4a8  Ahovn  .^'  ^/"^j..' .--;. 

.In  Map  '3.  -  Only 'forty-seven  percent"«f  ^the  residences  remain  dn '/"";' \.^-..^  . 

-single-family  juse  wlth;23Z  two-family  dwellings  and  liBZ  multi-r  .o^"/'/ *r  r- .^• 

family  units-  -Group  qva.rt.eTB  comprise  6Z  -of  the  housing  iunits,  -Vi^l'.-ii;.;,..." 

Including  several  boarding  libuses  and  two  half-way  houses  .f«r  -V^  .■^'•'u^ 

alcoholics  and  people  with  similar  problems.   The  conversion-  of 

single-family  dwellings  ^ato  ^s^'oup  tjnarters  illustrates  <«  ^rend 

^toward  more  transient  use^.^.:;^.^^^,^>.^--.;C>^.i.:^;^        :^r<,.:>-C> -,  ^:  ;^' 

-There  are  twelve  vacant  lots  "in  >the  .project  "Area.'-most  if 'recenx  -.■.'.;^'  ':'.-- 

origin.   The  three  consecutive  vacant  .lots  on  Mon^dnock  'Street--.'*  ^^'-^'^yj-.vr- 

.were  the  si't^es  of  residential  hotels  which  ^ave  been  torn  ;down  in'  *> ii ■;':;'•:" 

;the  past  -^wo  jrears. .' Kone  of  the.  vacant,  lots  have  been  redeveloped  V't-: 'A: 

-and  «ost  are  overgrown  and  littered.*.-*-  >. -t-V.'  ,  "-^i^  ''  -  - -v  \il»  *.- ,►  .'.."-■  ..'*,- "'.' 

There^are  three  additional  land  uses  in  the  project  area:  -  .:lnsti'-  > -v  -•' -' 

tutlonal.  Industrial,  and  commercial.  •'The  rectory  "for  St.  Kevin's  ;':'-'-*;^ 
..Church,  categorized  as  an  institotiona'l  lise,  is  located  at  435-    \--.i,4:^''^ 

Tirglnla  Street.-  An  Industrial^warebouse  -has  .intruded  into  the  -;.^/_XV- 
•.area  <#2  Virginia  Street)  from  the  adjacent  Upham's  Corner  commer<^V^J'-.:f/' 
:  cial  ^rea.  -  A  small  locksmith'  business  has  been~.eftth^llAhed  Xn. ^. ,'■•*.•;-:;  ^";;'^■ 

•the  carriage  house  behind  -ithe. house  at  #14  Virginia  ^Street i-  >\^V_.S^.<o/.v-.;''>-: 

''•The  major  land  use  deficiency  In  the  area  ils -^he  ^absence  of  anj  ,..>:•/- 1  •:'- 
-outdoor  recreational  space -despite,  the  large  aumber  "of  vacant  i-' '"•.;.,' --r.*-';' 
lots.   This  isvpartlcularly  .true  on  Mohadnock  Street  where  den- ^'-v  .'•.?*•' s.')*! 

^sities  are  higher  due  to  the  concentration  of  triple,  deckers  and -'>^v=;  .i./;, 
the  greater  number  of  large  families  with  small  chlldr«n.  .Tresent7%/- " 

'  ly  children.,  play  In  the  streets  «r  , -vacant  lots',  ^^'^'-f«l.*.v    ./r^r  ^tV.^.'r 

Building  Condition,  Ownership.  Status  >vV  •  i^  v' --•>'>''-•'•  /-:^-,t--V  v"'-  -"  >V" .  - 

The  On  Time  Designs  ar^Kl tec turcTl/sUrvby/'BCt^  ipfprm^rj^oh  .''provided:-,.-'  .;". 
;.  by  the  )Soston  |ledeveloSpae«iti£iit*vo/l,tV  KbrA')'^  iodlc^^^Cthai  the  *^:::^i^^i:'^^^^  '■ 
"aiajorlty  of  the  structuies  need  -only  minor  repairs  .or  no  repairs  V';;'^^^  V^" 
•at  all.   Hap  4 'vhows  t^afj  liZ  |0^  Atbe  atrruct^res  pee^  nprrepAlcs  -^V.,  !.;^^ 
and  .58Z  need  .minor  repair<s'« '  «0f  ^he 'bbuses  JLai  poptc^^opdltipn,  -  .";\?.:"^ , 
241  need  major  repairs  and  51 .<4  properties)  need  total  rehabill-^^ V ~  '  ' 
Vtation.^s^..  .  ^.,y,..  t  ;^5;^  .,^0J-*^/5^ 

JPh e  If  i « 1  d  -survey  :«1  s^  9 n aly s id  ^jor  ?bii  1  Id Itf gs ." "^^'ibtftit  »JSZ  oT '-the  "" •"'  ^  ^.-, 
-'sttuctures  ihave  pat  .i^btilldlngs  ^-'•any  =if  ■yhi'xf-h  -Are  <^  high  '^tyl-*'  •V'*^*'^  :7'':'' ' 

carriage  chouseGT  |tnd  •garages.'' 'Appro*lmtfttfly.-60Z  of  -thesfe  >out  -i' V;.;  ./•■-■  v-- 
^buildings  -a-re  .2i;n<-need  ^'f  ^only '3Bi]lor.,>ir«pair«i  -^^i>veTtf'l,--4ioweitec^,  f.  '.  V'r 


."j/^/ 


;o. 


*//*°/ 


'm& 


m- 


fS: 


Map  3 


>^^^//<i'/ 


^^ 


\f^^=^' 


vvner&Vli^/^^^^  Map  A 


9    Ou^rv  otiA^^**^ 


>VCv- 


'need  iltber  tot*l  r«li«blllt*tl6n  •x  deaolition.'  v. 


'—•."Bisedontbe  binding*  of  .the  •ocial  •urvey,  *5X  of  rbe  xtB±'-^'\V 

'V^ents  bave  coBpleted  ^lx-4ps  In  the  past  five  years.   This  ',* 
'"'  lil;gfa  percentage  could  be  "•Isleadlng,  bowever,  because  the  aur- 


'-Only  three  properties  bave  Aeen  taken  over  by  the  City  and Voone 
t^-*re  ADD  owned.   There,  «are  three -abandp«edpTqp«rtlf!.s,  one'.tlty  .. 
-v  owned  and  two  prlvat-e'iy \bwn^di--'  Th«  field  «urvey-ldentlfled^lve 
V'propertles  In  the  ayea  which  are  for  sale.   However,  the  social  , 
-.survey  results  indicate  that  many  Bore  owners  would  «ell  .if  an 
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•.wOtjf  analysis  of  preservation  value  Is  based  on  two  criteria  '  •  ';■•.••.•>; 

'■/:•  ■«valuated  in  the  architectural  field  .survey:  1)  ^^uallty  of  archl-"-/;.. 
'-■••tpctural  style  '<iiilnlinuili,  soderate,  ^hlgh)  ;  and  2)  .  building  -condition  .';!^ 
'-- Vi.(abandone3,' poor,  fair,  good,  /excellent)  .'^  ';;';';-■."  ^     .       ^  • ; ' 

i,.V;'Jl^«corl-ng  system  of  1"  to  ■3*- .for  quality  of  arclil'tectural  style  and  v'-'"^;'- 
"'.\l;-to  5  for  building  condition  was  used.  ;  Buildings  were  rated  •-.-"i--' 
■.- .^^ccording  to  the  total,  number  of  points  accrued."  ."Scores  ranged  ."-'.»! 
V\-:  :f  rom-D  to '7  ^nd  -preservation  value  wasssslgned  according  to  the  -r,:f. 


."^;-  ''Tbe  findings  were  consistent  with  what  one  would  expect..   The  • '^.  •'*  -  •  /  . 
jj'-;'- bull-dings  of  the  highest  quality  and  condition  ranked  in  the  high- ^.7- v^;;- 
''>i>:'-e*ft  categories,  but  buildings  of  moderate  or  Idw  quality  but  good  .^vv.''^  ...•, . 
j'J--i^pohditlon.  also  ranked  high. '."The^lndlngs  emphasize  the  importance 'rj;i'^t;  . 
:'lv/of."  preserving,  buildings  which  are  In  .good  -condition  as  well  as  _-.  •;^i•^-■j^-■•- 
•';■i-;tho8e  of.lilgh  srchitectural  style;'.:-   .V.  ■•'?•*■:•':-  .    .:-  ••  V"  •■-■'■-"-.'  • 

^^:.r';-/^':^;A^^V,  '..'  •^■■^\<..^-^:^::^^^r^^  ^^-^-'/'K-.  O-  :r^>'^  >;^:^  ^- ..' ■v>';  v  ^;  ;■->;.<  -  ■:-. 

^--:-Ae  Indicated  on  Map  "5,  (Ehe  survey  found,  that  most  of  the  proper- -.  ^.jl;.  - 
%r  vtles  were  of  moderate  and  high  preservation  value.  :  Eighteen  per-''";-  • 
A^-^.-Vcent  were  ^rated  of  '  high  preservation  -value,"- 16X  moderate,  .61  low,  "."V-.i-'- 
'V- '.'-^ind  lAZ  redevelop.'  .The  12  vacant.'lots  were  automatically  given  .<.!^.  :■..■%  ' 
.•'.••' -a  rating  of  xero.'  Thl8\sccounts_f of  the  relatively  high  percen- V.^>-'.^-.,>- ■ 
';;-' tage  -of  lots  ,lp  the. redevelop -category. jfly'^ii^-.- 
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Transportation  '  **'; 

As  described  by  Sam  Bass  Earner  In  his "book  Street  Car  Suburbs.  ; 
growth  of  Boston's  outer  neighborhoods  iargely  followed  the  arri- 
val of  Bore  ^nd  «ore  convenient  access  to  downtown  Boston.  .>8    ._  . 
•  tage  coaches  replaced  xailroads.  horse  drawn  cars  were  replaced  >:- 

T)y  their  electric  counterparts,  and  new  street  car  rout«s  were     .. 

-.added,  the  population  of  ihe  area  grew.   Finally,  the  opening  •f..:,;- 
the  rapid  transit  line  between  Andrew  Square  and  Fields  Corner  ..ii-V- 

■In  1927,  wade -Boston  a  15-»lnute  trip  iway. 


There  are  two  »ajor  typ*B,df  ^transportation' In  l^l^e-nreajtoday :  .  - 
public  and  private.'.  Avto»oblle;^travel. -in  the  Vlr«ihi.-Monadnock  ._ 
nrea  Is  facilitated  ^y  the  'presence  of  two' major  arteries.  Colum-  ^ 
tie  Road  tand  Dudley,  Street,  .a?  well  as  the  S,o«jthea8t  Expressway.:^ 
.  'w^''-"^"^  .  •.  *--  *^  I  i  li  i-  J:  I*.'  '-  f't  '  J  ?  •;  !  ^1-,^-!.  '  '■■  '  "  ■c.f 
Within  the  project  ire'aV  traffic  flow  is  somewhat"  restricted  by  :  - 
one  way  traffic  on  hpth  Virginia  ^aad  .Mojiadnock^treets.  Map  « 
shows  traffic  flow.  . As  can  ^e -seen,  the  .Intersection  of  Firginia, . 
Monadnock  and  Bird  Streets  is  ,»  confluence  of  the  area  s  auto-   .  -. 


V  "•  ■ 


•  nobile  traf  flc.^.  -r'.  ;  y  j^-r  ."':>:  >:;V- -^^v'  ';;■  f  ^  ..  .. 

■Despitethe  obvious  reliance  on  the  automobile,  the  residents  of 
the  area  do  have  nearby  public  transportation  facilities.   The 

:.  Savin  Hill  atop  on  the  MBTA's  Red  Line  is  a  15-minute  walk  from 
Vlrginia-Monadnock,  and  the  Dudley  Station  on  the  Orange  Line  Is 
a  short  hus  xlde  up  Dudley  Street.   Kegular  bus  service  is  con- 

:venient  to  the  area.  Including  service  between  Dudley  and  Kane 
Square  (#15),  Dudley  and  Boston  State  Hospital  X#48) .  Andrew  and 

■  Egleston  (#16).  and  Andrew  «nd  Fields  Corner  (#17).  -.  -  ,>--.;-... 

^  The-Midlands  Branch  of  the  Fenn  Central -Railroad,  once  a  passen-^v  * 
ger  line  hut  pow  a  freight  carrier  only.runs  directly  behind  ,'v:: 

-.Monadnock  Street.   The  right-of-way  was  recently  acquired  by  th?,, 

^  MBTA  for  the  temporary -use  of  commuter  ''•i»%*°<*/""f ""'i,"*  .^   ' 
aently  the  MBTA  Is  studying  the  possibility  of  using  the  Midlands  .  , 

:  Branch  as  B  replacement  service  for  the  Orange  Line  during  'I'e  ^  .,  . 

.construction  stage  of  the  new  Orange  Line  route.   .It^has  «^^^'";V 

.  determined  *t  which  point  the  irapid  transit  line  will  be  *««^J5«  .! 

-into  the  right-of-way  -  north  of  Dudley  Street  or  south  toward  ..; 
'Washington  Street.   If  the  replacement  service  «^°'°"  'J^JJ  th«^   . 

-Midlands  Branch  out  ^of  South  Station.  Dphams  Corner  and  th6  pro    ^ 
.jcct  area -Bay  he  served  with  a.  stop  at  ;Dudley  Street.  ..^   .v::"  :! 

The  On  Time  Designs  sociai  purvey  found  that  «08t  ""^^"^'^  ,^^"  ^V 
the  Virginia-Monadnock  area  view  public  transportation  as  adequate. 
Fifty  percent  of  those  surveyed  use  public  transportation  "J«^  v 
days  per  week  or  more  and  only  20Z  said  they  "ever  «se  ^^.^^^^^  . 
largest  complaint  about  public  transportation  was  that  service  Is 
not  frequent  enough  -on  weekends  and  late  at  night....,  »,  ..  .  •  r^.  ^  ^ 
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•'  '.      '.  '  .i--  -•  '^'  -■  .  •  ■  .        ■  .  .  ."!  '  ■-.     •..-.'■    ■   ■  i  ■  ■ 
'  '  Tublic  laproveaentB  and  Servlcee  '  ...  '  .  '  . 

.Information  on   this  topic  vas  gathered  from  our  field  observations  - 
-and  from  interviews  vlth  the  district  planner  'for  this  «rea  at  the 
Boston  fiedevelopnent  Authority.   Tubllc  inprovenents  «nd  services 
.are  shown  on  Map  7-   ■,.-,•   ^,  ..*•..•      .       ^.     V.;' 
'.   •  .-^  »   .  -  .■  .     ■■  \- '■^"-■..^•.  V '.'!].  ,\*'-:*-'  •■  '■  ^  ■'   ;. --^ -V  ••->  ■  •  •-■;-\'*-' 

-•  4fithln  the  last  eight  years  oew  water  and  sewer  lines  were  Install-  ■ 

-  ed  on' Virginia  Street  and  the  street  was  repaved.  -  At  the  Inter-   ^ \, 
.'section  of  Virginia  and  Bird  Streets  several  snail  aectlons  of .  the  :' 

eidevalks  have  recently  been  replaced.  -.-'>  —  . ••-■.=.■   .,  i;^ 

.'Planned  public  improvements  for  -the  area  Include  preparing  the 

three  vacant  lots  at  49-59  Monadnock  Street  as  a  short  term  neigh-* 
^orhood  ^  play  area.   The. project  Is  part. of  the  City's  Open  -.Space 
Management  Program  administered  by  the  Boston  Redevelopment  Auth*-  '"  ! 
ority.   The  program  uses  City  crews  and  CETA  labor  to  clean  up    . 
vacant  City  and  private  lots  for  interim  uses.   The  plan  for  Monad-_. 
nock  -Street  is  to  grade  and  plant  In  clover  the  two  side  lots  and   ' 
to  pave  the  center  section  for  a  hard  aurface  play  area.   A  chain 

-  link  fence  with  gate  will  enclose  the  area  and  prevent  future  use   ' 
of  the  site  as  a  place  to  dump  stolen  cars.   A  paved  area  for 
-eight  parking  spaces  will  be  Included  along  the  street  next  to  45 

-Monadnock  Street  for  use  by  residents  of  the  street.   The  work  '  ""^ '  : 
was  scheduled  for  completion  before  winter -of  this  year.        ^«: . 

-, 'Hew  street  lighting  Is'  also  planned  on  Monadnock  Street  In  the  --.'.-' 
:.  next  year  or  so  and  will  be  -funded  with  Community  Development 
Block  Crant  <CDBG)  funds  and  street  repavlng  is  In  the  planning'- 

-  stage.   The  City  Is  presently  discussing  with  the  MBTA  what  arrange- 
aients  will  be  made  for  a  wall  along  the  railroad  tracks  behind   ....''' 
Konadnock  Street  when  the  MBTA  begins  service  on  the  Midlands   '..s   ; 

;   line  in  1978.  According  to  some  residents  on  Konadnock  Street,  ,■  -  . 
.,-.:present  -railroad  tracks  provide  a  *'corrldot**  for  outside  3>urglars 

•"ia'nd  robbe±s  *©• -move -in  tend'out-of  the"  neighborhood  with  aidse;' 
- -'Ainew  vall'i'vould'p^revent'  access  *y  vandal's  *nd  W'o«ld  ptovidc  a  "'i' -■  .-• 
J>uff  er  .^orr.xite  Iccreased^aoiee' lev-el>  and  ati^added '-'«af  lety -Dea'«ute<:  .  -' 
'    -I'.'i'  X'-y    -r-v  -.J'. .....'-:  1  jM    i'-^   t''\>  :..  :■'-  -il  V--'-:^  '5:^1^.  cr  ::\.  :    -r^v-'--:  - .:  • «- .  '__     _.  *- 

~-  The^^a'rea  -Is  .convenl«nt  tb"*  large' number  of -'public- fatuities'^ -y 

• ;  Ihexei-are  two.:«huTche8,cSt .  ■Xevlb''s  Church  and  the  Pilgrim ChuTth^  -■ 

•■<  Jeach  oni'tjock  away  im^ Columbia  'Road'.  'A  health'  tenter  and  elderly  ■; 

-  servicer.  pTogranit  ate  -  located  In  ffre  fllgtlm  Church.'  'Dpham's'- Corner  • 

-  tittle  IMty-  Ball  Is  located  aearby  at  562  Colonbla  Road.r  ^he  Sf,*'- 4' 
-.JLevln'ir  Parochial  School -^nd  .'Community  Centtt^and  tl»e  2 ird  Street  •  .. 

-  Cymf'-across  Columbia'  Road  -provide  -educational  and  recreational  acti- 
■"  vltles  respectively.   The  Upham's  Corner  shopping  area  is  conve- ■  « 
'J."nient  -Cor  neighborhood,  shopping.  "  .         .\r    '.^   -.*  '  ""  *     -  "-■•' 
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fcome  Improvements.   f he  program  does  not  provide  *ny  Individual 

-counselling  or  assistance  «nd  requires  towner-occupants  to  obtAln  . 
* -their -«%m' financing  r<  As -shown  on  Map  8  only  five  of  the  forty-  - ;  y- 

>c'three  owner-occupied  onlts  tiave  «sed  -the  program  in  the  past  five  . 

•  years.  An  additional  five  residents  Initiated  repairs  under  the  .  ., 
.-^pro«ram,  but  %iave  since  dropped  out  <!ue  to  financing  dlf f Idultles  •  • 
►  \«r  other  problems,  .^ther  residents  *re  either  not  Interested  In  -r. 
«~:.Telnve8tlBg  In  the  area  ot  *re  unable  to  obtain  the  necessary  .,-  Z^, 

-financing.  =^  In  addition, 'the  isoclal  suriiey  results  Indicate  '«/:  ,r  •' 
''•general  lack -of  knowledge  at  out  .the  BIP  -Program.   ?or  these  res-  ■.;r 

..-soiis,  the  T>rogram  ^as  had  -minimal  -impact  on  the  Vlrgtnla-Monad-   ^  ' 
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jiock  area-.V.%.>r^^.v^:^vv  -•■-•  >  .^.\  ....  ■■■,^-:.::^:.Jr..  .  .:       .••  -:-v  •.>-:.  -^■-   \.<^< 


;^  'The t:ity  fca's 'a  t:lty-•lde^pblicy  to'deaollsh  abandoned  buildings.  ^  ,*'.--. 
>^Jn  addition  to  the  buildings  already  demolished  under  this  policy  /,^,v.: 
.  ^In  the  Virglnla-Monadnock  area,  demolition  Is  planned  for'the  two   .   -^  . 
•Vabandoned  buildings  at  50  and  52  Monadnock  Street  devastated  by  v\^%;';  ; 

"a  fire.  This  will  leave  «nly  one  abandoned  building  In  the  area.  .-*;.:; 
^-The  City  has  4iot  improved  any  of  the-lots  left -vacant  after  demo.-  -;;:-  ./; 
?>lltlon;  although  one  recreation  area  is  In  the  planning  ^tages.v  j-;'^f.  ; 

■The  major  indications  of  City -support  for ., the  Virglnia-Monadnock  '  ;-^, 
V'Btreet  area  are  in  fundUg  for  new  streets,  sidewalks  and  lighting   -  ^^ 
:'^';oh  Monadnock  Street.  \;::v*..^/.vv^^-^;^-V-'':'--^' ':''^  ••  •^- ^  -^'--  ■    " 

^VPesisn- Analysis  '0^J^jl^:,:Q'^^}^^:<^  ^cS/i  J-  '^ .' ■- -^'^g^^A V 

-^iany  things  ietermln^'t^e^isual  and  ;  assdci^tional  characteristics  V^:^;^^^ 

'  Vbose  sum  equals  to  neighborhood.  .JJatural'  elements,  the  topography.  -  .V.^V 
-Sr<hllls,  streets,  and  rock  x»utcrops)  -as  well  as  man-bull^  components,  .. 
tvri,articularly  structures,  such  ak  houses,  but  also  landscaping,  side-r  _^^.^..,,, 
v-  valks-^nd  atreets,  and  -imposed  aocletal  determinants  such-as    ..  r^:5..  ■- 
-<  .zoning,  parking  and  traffic.xegulatlons  all  shape  a  «eighborhood.'V:-v,  n. 
<^^\An  analysis  of  :>these  determining  factors  is  essential  to  any  -plan,-.,;  v.. v, 
3lfot   the  Tueighborhood.  .  Maps"9\and  l^lllustrate  these  factor6.v*   -Kij^V-. 

-^/-Topographlcally.Wlrglnla  street  Is.deflned  by  the  crest  of  a^hlll.^.,-' 
^i^^^qd  Mdnadnock  Street  follows  its  base,  curving  to^lts  contours^on.^.--^ 
^'/She  aouth  slde^and  bordered  ^n  the  north  by  the  Midlands  Rallroad^,^,,  - 
VJ:racks.'  'A-^ow  ofvtrlple  deckers^t  .the  west  end  of  Monadnock  tuts,.;:.  ^ 
^-ivinto  the  >ide  of  <the  hill;  thia  land  was  developed  Last,  restrl^cted^^v^. 
^  Vbj  tte  stfrep  ^Incline.   Three  vacant  lots  ©earbyiopen  *nto  -the  r;.;f..^_. 
i^';ttrackB,  accepting  that  ■an-»axle  fcoutulary.^'n^.  v^  y -,.^  :.*^'^V':^:^^^^ 

i^Jtaense^yif^ipenness^a.^^  ia.'created  bf  tbe  V^  \  - 

^U'aacent  of  Virginia  ;Street: -<-Herc  the  bouses  lining  the  «t"^%f  ""'>.: - 
kf-^^  spacioas  rhythm;  in  large  .part  this  ^s  -due  to  topography.  .The  .,^,.  ., 
-»-.aelghborhood'«  major  vista  pdcurs  at  Virginia  Street,  10°^^"?*°'.:./^-...  . 

^.ovar  l)udley  Etieet  to  Boston  rbeyOnd..  Walking  down  Virginia. ^ther, 

:;X>i«w  between  houses  is  primarllyover  the  '^P  ^'tories  and^roof  s  ^t^ 


>>// 


'^ 


trf 


si 


BiRl 


■■w 


a 


-"^'^ 


^^y 

^'o^ 


ri 


^f  i^'ds^e,  \tAc. 


fifet)  9 


Vtt2Gr^t4l^^  ^A0N^D^OCK- 


C>E5\GN 


VsIEAKt^^  ESSES 


Fall  W17     »"' " 


A  neighborhood',  topography  Bets  the  stage  for  Its  props .the 
houses  on  it;  If  topography  is  experienced  In  a  suhlimlnal  fashion, 
•ensed  rather  than  realited.  then  the  atructures  themselTes ,  the 
nark  of  man's  hand,  actually  create  the  neighborhood.   Virginia 
end  Monadnock  Streets  are  residential.   Large  single-family  houses, 
mainly  Queen  Anne  and  Stick  Style,  line  the  tvo  streets,  though 
Monadnock  also  contains  a  row  of  triple  deckers  built  Just  before 
World  War  I  and  one  block  of  four  common-vall  brick  tovnhouses. 

These  houses,  built  between  I88O  and  1915.  document  the  neighbor- 
hood's past  and  illustrate  its  present.   Its  future  may  be  shaped 
by  the  quality  of  the  existing  housing  stock.   Many  are  substantial 
homes,  built  by  doctors,  vlth  servant's  quarters;  others,  less 
grand,  nonetheless  exhibit  a  standard  of  craft  and  detail  vjich 
is  virtually  unknown  today.   Several  Stick  Style  houses  on  Virginia 
Street  are  decorated  with  fine  carved  reliefs  of  birds  and  flowers. 
Overall,  there  is  a  moderate  to  high  degree  of  style  to  be  found 
in  the  architecture  of  the  houses  along  the  two  streets. 

Though  some  of  these  houses  have  been  converted  for  multiple  family 
use   they  retain  much  of  their  architectural  integrity.   Fire 
escapes  and  inappropriate  sidings  constitute  the  major  facade 
alterations.   The  most  serious  threat  to  the  housing  stock  is 
deterioration  caused  by  lack  of  maintenance  as  a  function  of  de- 
clining economic  stability.  Vandalism,  too.  plays  a  part  in  shap- 
ing the  physical  condition  of  the  neighborhood.   Vacant  lots 
are  the  product  of  a  chain  of  events  which  begins  when  houses 
fall  vacant,  for  nonpayment  of  taxes  for  instance,  often  these 
vacant  houses  are  then  firebombed.  for  fun  or  profit.   Eventually, 
the  city  steps  In,  razing  the  structures  when  the  burnt-out 
shells  are  recognized  as  a  threat  to  human  safety.   There  are 
four  vacant  lots  on  Virginia  Street  and  six  on  Monadnock.   These 
Vacant  lots  create  gaps  in  an  otherwise  rhythmic  streetscape. 

On  Virginia  Street,  the-ordered  rhythm  of  the  contiguous  houses 
is  emphasized  by  their  placement  on  generous  half-acre  lots,  their 
•regular  setback  from  the  street  and  the  uniformity  of  their  ample 
mass.   Little  landscaping  exists  to  soften  the  edges  of  the  houses 
themselves  and  there  are  few  trees  planted  which  would  refract 
sunlight  and  create  shadow.   Monadnock  Street  exhibits  a  yider 
range  of  housing  type  and  age.   The  major  variance  in  architectural 
unity  occurs  at  the  west  end  of  the  street  with  the  row  of  pre- 
World  War  I  triple  deckers.  ,Tbese  closely  spaced  units  create 
a  sub-area  within  the  neighborhood,  their  bulk  representing  a 
significant  departure  from  the  single-family  structures  on  the 
street.   Their  speculative  development  dictated  their  close 
spacing,  most  of  these  houses  being  less  than  ten  '"*  *P^J**  . 
Here  topography  is  an  important  influence.   The  lack  of  setback 
and  the  sharp  rise  of  the  hill  behind  combine  to  emphasize  the 
Bheerness  of  the  facades  and  cause  an  almost  canyon  like  e^e^t 
on  the  streetscape.   This  effect  is  heightened  by  the  north- 
south  placement  of  the  street;  overhead  sunlight  is  absorbed  by 
both  the  hill  and  the  three  deckers.   Monadnock,  older  than 
Virginia,  is  also  more  heavily  landscaped;  mature  trees  are  plenti- 
ful  and  create  a  leafier,  more  shadowed  appearance. 
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Another  factor  influencing  the  character  of  Virginia  and  Monad- 
nock  Streets  is  their  designation  as  one  vay  streets.   This  designa- 
tion creates  a  »aJor  traffic   element  vhich  in  large  part  determines 
the  use  patterns  of  the  neighborhood.   The  tvo  streets  are  feed- 
ers for  the  major  boundaries  of  the  neighborhood.  Dudley  Street 
and  Columbia  Boad.   The  length  of  Virginia  and  Monadnock  is  empha- 
Bited  by  the  lack  of  any  cross  streets  dividing  the  block;  this 
unbroken  length,  combined  vith  a  one-vay  flow  of  traffic,   en- 
courages the  use  of  the  streets  as  "strips"  dovn  vhich  cars 
can  "race".   Given  the  lack  of  any  recreational  space  in  vhich  the 
neighborhood  children  can  play,  the  speeding  cars  are  a  dangerous 
hazard.   The  open  area  at  the  end  of  the  tvo  streets  P°"«  »^^. 
similar  risk  as  cars  rush  around  the  corner  to:.  Bird  Street  ana 
Columbia  Road. 


vacant  lots  on  Monadnock  Street  form  a  coo^"i«°*  *^*% J^'^  *Jj. 
stripping  and  firebombing  of  stolen  cars.   Hopefully,  the  city  s 
plan  for  grading  and  paving  the  lots  vill  remedy  this  situation. 

The  streets  themselves  are  in  poor  condition  throughout  much  of 
the  area.   Frost-heave  and  vear  and  tear  have  taken  their  toll 
on  the  asphalt;  sidevalks.  too.  are  in  need  of  replacement. 

Social  Survey  Findings 

The  purpose  of  the  social  survey  vas  to  gain  a  better  sense  of 
vhat  kinds  of  people  live  in  the  project  area  in  particular, 
vhy  they  chose  to  move  and  remain  there,  and  vhat  their  attitude 
is  tovard  any  changes  that  have  already  occurred  or  might  occur 
in  the  area  in  the  future.   The  survey  findings  are  in  part 
the  basis  for  determining  vhat  actions  should  be  taken  in  the  area 
to  improve  both  the  housing  stock  and  the  character  of  the  neigh- 
borhood.   "T 

Tventy  households  representing  26  percent  of  the  78  houses  in 
the  project  area  vere  intervieved.   The  survey  vas  intended  to 
be  a  random  sample  by  contacting  every  third  house  on  each  block, 
but  language  barriers  and  unavailable  residents  resulted  in  a 
somevhat  less  rigorous  selection  of  intervievees .   T^f  survey 
vas  based  upon  a  short,  predeveloped  questionnaire,  although  the 
opportunity  for  more  open-ended  discussion  vas  alvays  encouraged. 
The  numbers  in  parentheses  in  this  section  ^f  ^'  *°  **>*  ^^^^^^ .^ 
of  people  from  the  20  intervieved  vho  responded  in  the  particular 

vay. 

Almost  three-quarters  of  those  intervieved  (lU)  had  lived  in 
the  area  for  five  years  or  less,  although  most  had  moved  from 
other  sections  of  Dorchester  (9)  or  surrounding  areas,  such  as 
Roxbury.  Brookline  and  Revere,   One  vas  originally  from  Hong 
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Kong  and  another  from  Oregon.   Most  vere  rental  tenants  (13) 
and,  of  the  few  vho  vere  honeovners  (6),  the  majority  had 
never  ovned  a  house  prior  to  Boring  to  their  present  one. 
People  stated  three  sajor  reasons  for  noving  to  the  area:  the 
prdce  of  the  house,  the  presence  of  friends  or  relatives,  and 
the  appeal  of  the  neighborhood. 

Besidents  like  the  neighborhood  because  of  its  convenience  to 
local  services,  especially  the  churches,  shopping  and  public 
transit,  its  quietness  (on  Virginia  and  Bird  Streets),  friendly 
people,  and  the  fine  quality  and  size  of  the  houses.  Although 
■ost  had  no  friends  or  relatives  in  the  area  prior  to  moving 
there,  more  than  half  nov  feel  they  do  despite  the  fact  that  the 
majority  have  lived  there  for  a  relatively  short  period. 

Public  services,  such  as  garbage  collection,  fire  and  police 
protection,  and  street  cleaning  are  generally  rated  as  good 
or  very  good  (12),  although  several  people  claim  that  the 
police  are  often  too  slov  in  responding  and  not  sufficiently 
visible  to  deter  crimes. 

On  the  other  hand, other  feelings  about  the  area  are  less  favora- 
ble.  Over  one-half  of  the  people  evaluated  neighborhood  condi- 
tions fair  to  poor  and  there  vas  repeated  mention  of  a  need 
for  better  safety  conditions  (ll)  and  greater  availability  of 
funds  for  neighborhood  upkeep  (7)  as  ways  to  upgrade  the  area. 
Many  people  are  dissatisfied  with  the  overall  deterioration 
of  the  neighborhood,  but  are  unsure  of  vhat  role  public  services 
might  play  in  reversing  this  trend?- 

The  reasons  vhy  people  are  dissatisfied  vith  the  neighborhood 
ranged  widely  and  in  some  cases  point   out  hov  heterogeneous 
the  population  has  become.   For  example,  several  residents  are 
bothered  by  the  presence  of  "too  many  nationalities,"  while 
several  others  cite  this  diversity  as  an  asset.   Two  residents 
think  there  are  too  many  children  in  the  area,  especially  un- 
supervised ones,  and  two  others  like  the  neighborhood  because 
there  are  lots  of  children. 

The  most  common  complaint  is  about  a  lack  of  safety  for  both 
person  and  property.   Purse  snatchings,  house  break-ins,  muggings 
and  car  vandalism  have  been  personally  experienced  by  almost 
half  the  residents.  TEbee  who  have  not  been  directly  confronted 
vith  such  incidents  are  conscious  of  their  imminent  threat  and 
all  take  various  precautions  to  prevent  being  crime  victims. 
Some  are  quite  drastic  such  as  never  leaving  the  house  unattended 
or  going  out  alone.   Almost  everyone  has  a  dog. 

Questioned  about  public  transportation,  almost  half  of  the  people 
said  they  use  if  at  least  five  times  a  week  and  only  four  never 
use  it.   The  need  for  more  frequent  services  and  availability 
later  at  night  would  make  public  transportation  more  attractive 
to  many  residents. 
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In  regard  to  general  attitudes  toward  neighborhood  change, 
Bore  than  half  (ll)  said  they  have  not  vitnessed  any  aajor 
changes.   Of  those  that  have  (these  vho  have  lived  in  the 
area  for  more  than  5  years)  all  consider  the  impact  negative 
(7}t   Despite  this,  aore  than  half  (12)  have  no  regrets  ahout 
jBoving  to  the  neighborhood  and  the  overwhelming  majority  have 
done  fizups  to  the  house  during  the  past  five  years. (13). 
Most  have  spent  over  $1000  on  them  and  have  not  participated 
in  the  city's  Housing  Improvement  Program,  either  because 
they  have  never  heard  of  It  or  believed  it  to  be  too  complicated. 

Almost  half  do  not  intend  to  be  in  the  same  house  in  five  years 
(9),  while  almost  one-third  expect  to  remain,  particularly 
those  who  have  been  there  quite  some  time  already  and  who  hope 
that  the  area  will  improve.   All  but  one  describe  their  houses 
as  presently  in  good  to  excellent  condition. 

Economic  and  Social  Trends 

The  Yirginia-Monadnock  Street  area  has  been  affected  by  many 
of  the  same  social  and  economic  trends  that  have  occurred  in 
other  residential  sections  of  Dorchester  and  older  neighborhoods 
of  Boston.   Most  of  the  finely  built,  single,  two-family  and 
three  decker  homes  remain  standing.   The  type  of  occupants  within 
them,  however,  has  changed  dramatically  in  recent  years,  particu- 
larly since  the  inid-19606.   To  a  degree  this  is  to  be  expected; 
people  age  and  no  longer  need  large  homes  for  family  rearing, 
lifestyles  constantly  change  and  younger  residents  periodically 
move  in  and  infuse  the  area  with  new  life  and  vitality. 

For  some  residents,  however,  the  changes  have  been  too  sudden  and 
too  dramatic.   The  result  has  been  a  widespread  exodus  of  middle- 
class  homeowners,  unofficial  redlining  by  the  area  banks  and 
insurance  companies,  and  a  corresponding  decline  in  neighborhood 
confidence  among  the  remaining  residents.   Vacant  lots  and  aband- 
oned buildings  have  increased,  single-family  home  conversions 
and  the  influx  of  a  more  transient  population  have  occurred  on 
Virginia  Street,  and  several  suspicious  fires  and  transfers  of 
property  have  been  reported  on  Monadnock  Street  in  the  last 
seven  years. 

An  examination  of  information  from  the  U.S.  Census  shows  that 
during  the  1950s,  the  area  was  a  solidly  white  and  largely 
middle  and  working  class  neighborhood  made  up  primarily  of 
Irish  Catholics.   During  the  1960s  it  became  more  racially 
balanced  as  a  few  middle-class  black  familieB  moved  in.  The 
urban  race  riots  in  1968,  displacing  white  businesses  along 
Blue  Bill  Avenue,  and  the  subsequent  widespread  funding  of 
minority  mortgages  by  the  Boston  Banks  Urban  Renewal  Group 
(B-BURG),  created  a  great  unsettling  force  in  the  southwest 
section  of  Dorchester  and  Roxbury,   Many  middle-class  families 
fled  the  area,  and  were  succeeded  first  by  lower-income  blacks, 
then  Spanish-speaking  people  and  Portuguese-speaking  people 
from  Cape  Verde. 
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By  1970  the  area  betveen  Columbia  Road  the  ralli-oad  tracks  and 
between  Bird  Street  and  Dudley  Street  (census  blocks  lOU  and 
106)  vas  roughly  30  percent  black  and  70  percent  vhite,  including 
•ome  Spanish-speaking  families. 

In  1970,  half  of  the   population  vas  In  their  tibens  or  younger, 
vhile  almost  another  fifth  of  the  residents  fell  at  the  opposite 
end  of  the  age  spectrim  at  60  years  or  older.   This  represents 
a  more  concentrated  youth  population  than  most  areas  of  Boston 
(26  percent  are  IB  years  or  under),  and  indicates  vhy  the  dearth 
of  recreational  facilities  and  traffic  controls  in  the  area  Is 
particularly  Inadequate.   Although  the  l6  percent  senior   citizens 
is  comparable  to  the  city-wide  average  of  l8  percent,  it  is 
especially  significant  in  this  area  in  light  of  the  growing  in- 
cidence  of  home  burglaries,  purse  snat'chings  and  street  muggings 
vhich  have  a  higher  Incidence  among  the  elderly. 

In  terms  of  schooling , -the  drop-out  rate  is  high,  35. 1»  percent 
(versus  12,7  percent  city-Vide)  and  slightly  less  than  kO   percent 
of  the  residents  are  high  school  graduates  (versus  53.5  percent 
city  wide).   Limited  education  is  particularly  prevalent  among 
the  Spanish-speaking  residents,  of  which  less  than  one-quarter 
(21  percent)  are  high  school  graduates  and  the  median  number 
of  school  years  completed  in  1970  was  6.6  years.   These  figures 
are  also  low  relative  to  the  averages  for  Boston  area  Spanish- 
speaking  persons  which  are  1*0. 1*  percent  and  10.2  years  respectively. 
In  the  Vlrglnia-Monadnock  area,  the  low  educational  trend  is  likely 
to  be  increasing  as  the  number  of  non-English  speaking  persons 
has  grown  since  1970.   The  On  Time  Designs  social  survey  found 
that  more  than  one-third  had  not  graduated  high  school  and  only 
one  person  had  graduated  college. 

The  majority  of  the  working  population  is  employed  in  the 
Boston  SMSA  (8U  percent),  primarily  within  the  city  (67  percent). 
Besidents  are  largely  employed  in  four  major  occupational  cate- 
gories.  The  blue  collar  trades  of  craftsmen,  operators  and 
foremen  predominate   (32  percent),  while  most  others  work  in 
professional  and  managerial  Jobs  (17  percent)  or  the  white  collar 
occupations  of  clerical  and  sales  (21  percent)and  services  (l6 
percent).   More  than  half  of  the  Spanish-speaking  labor  force  is 
employed  as  operatives  (52  percent)  with  large  numbers  working  as 
laborers  (21  percent)and  service  workers  (27  percent).   Almost 
one  quarter  of  the  residents  work  in  the  manufacturing  sector  (22 
percent)  with  another  good  proportion   employed  in  the  retail  and 
health  industries. 

A  sizable  number  of  residents  are  not  in  the  labor  force  at  all 
(15  percent)  compared  to  8  percent  city  wide,  nor  are  they  in 
school,  an  institution  or  over  65  years  old.   Unemployment  in 
1970  was  6  percent  which  was  roughly  comparable  to  the  Boston- 
wide  average  of  5  percent.   The  social  survey  indicated  that  the 
trend  toward  an  increasingly  blue  collar  labor  force  with  a 
high  rate  of  unemployment  (6o  percent  among  our  interviewees) 
and  no  professionals, 
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Residents'    Income   levels    are   generally   lov  vith   roughly    30 
percent    of   the    general   population   living   at   the   poverty   level 
In   1970    (versus    11.7  percent    city  vide).      Since   there   are   growing 
numbers    of  sinority  groups  aioving    Into   the   Virginia-Monadnock 
area.    It    should  be   noted  that  more   than    a   third   of   the   Black 
residents   vere   living   on  belov  poverty   incomes    in   the   larger 
district   in   1970.      Median   income   level   vas    f6575   in   1970, 
vhich  vas    substanti.ally  belov  the   Boston   average    of   $9133,    particu- 
larly  since    the  median   among   Spanish-speaking   persons   vas    I38OO 
(versus    $3857    city  vide).      On   Time   Designs*    social    survey   also 
found  that    residents'    incomes    continue   to   be    low   in   1977, 
vith   roughly    50   percent   living   on    incomes   betveen    $2000    and 
15000,    15   percent    earning  between   $5000   and   $10,000   and   only 
35   percent    earning  more    than   fl0,000   per  year. 

Summary  of  Area  Strengths  and  Weaknesses 

On  Tine  Des     ns  vas  pleased  to  find  throvtgh  its  investigations  that  the 
Virginia-Monadnock  area  has  many  strengths  which  can  be  advantageous  in 
encouraging  revi tali zat ion  and  conservation  of  the  area.     The  area  is 
convenient  to  shopping,  transportation  to  many  sections  of  Boston,  including 
downtown,  and  to  church  and  social  activities.     Many  of  the  buildings  are 
of  high  architectural  quality  and  a  large  percenteige  are  in  good  or  excellent 
condition.     There  is  also  a  relatively  high  owner  occupancy  level  in  the 
area.  The  residential  cheiracter  of  the  area  including  large  lawns  and. 
landscaping  makes  it  visually  appealing.     Its  topography,  particularly 
the  rise  of  the  hill  on  Virginia  Street,  provides  nice  views  of  other 
areas  of  the  city.     Another  advantage  is  that  the  area  is  zoned  only  for 
residential  use  vhich  limits  the  possibility  of  incompatible  redevelop*- 
ment  activites  on  any  of  the  now  vacant  parcels  of  land.     From  a  social 
stemdpoint,  the  area  is  an  integrated  one  at  the  present  time.     Finally,  the 
hoiising  is  relatively  inexpensive  to  buy  and  represents  a  high  value  for 
the  housing  dollar. 

We  also  recognized  several  weaknesses  vhich  have  caused  the  gradual  decline 
of  the  area  in     recent  years.     The  primary  veakness  is  poverty,  realized 
In  inadequate  incomes  to  afford  home  maintenance  and  reflected  in  the  high 
unen5)loyment  rate  and  number  of  families  in  the  low  income  range.     Other 
weaknesses  include  the  low  level  of  confidence  in  the  neighborhood  among 
residents  eind  the  remarkably   strong  sense  of  fear  and  insecxirity  vhich  is 
illustrated  by  the  area's  instability.     The  high  crime  rate,  for  both  personal 
and  property  crimes,  is  very  real.     There  are  a  nimber  of  properties  in 
poor  condition  vhich  act  as  a  disincentive  for  investment  for  all  property 
owners.     The  visually  deteriorating  quality  of  vacant  lots,  some  of  the 
buidlings,  vacemt  structures  and  abandoned  cars  on  the  street  detract  from 
the  area.     Encroachment  of  incompatible  land  uses  such  as  the  railroad  tracks 
vhich  present  both  a  noise  and  safety  problem  is  another  weakness.     Inade- 
quate streets,  sidewalks,  and  streetlights  are  also  a  problem  as  are  the 
heavy  traffic     on  Monadnock  Street  and  the  %ri.de  open  intersection  at  Bird 
Street.     The  number  of  subdivisions  and  conversions  of  housing  as  veil  as 
the  Increased  transient  housing  supply  are  also  not  desirable.     Lastly, 
there  is  a    very  low  market  for  pxirchasing  properties  in  this  area. 
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VI&GINIA-MONADNOCK  AREA  CONSERVATION  PLAN 


Coals  and  Objectives 

The  overall  goal  and  acco]i9>an7ing  objectives  for  the  Vlrglnla-Monadnock  area 
have  been  developed  to  provide  a  realistic  guide  for  future  neighborhood  con- 
servation efforts.  They  are  designed  to  address  area  needs  and  deficiencies 
as  identified  by  area  residents  in  the  social  survey  and  by  planning  studies 
discussed  in  previous  sections  of  this  report. 

Overall  Coal 

Increase  neighborhood  confidence  and  commitment  on  the  part  of  area  residents 
and  thus  increase  neighborhood  investment  and  stability. 

Specific  Objectives 
1.-  Sens^  of-^Conniunity 

o  Increase  opportunities  for  neighborhood  interaction 

o  Maintain  stable  population  and  racial  balance 

2.  Neighborhood  Security  and  Safety 

o  Initiate  system  of  neighborhood  surveillance  by  area  residents 

o  Improve  the  quality  of  police  protection 

o  Encourage  location  of  barrier  along  railroad  tracks  to  reduce  its  txse 
as  a  "corridor"  for  crime  related  activities 

o  Improve  street  lighting 

o  Initiate  reuse  of  vacant  lots  to  eliminate  their  availability  for  illegal 
purposes 

o  Improve  traffic  controls  and  the  enforcement  of  traffic  regulations 

3.  Bousing 

o  Increase  financing  opportunities  for  home  improvements 

o  Increase  housing  investment 

o  Increase  owner  occupancy 

o  Rehabilitate  abandoned  housing  units 
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4.  Transportation  Services  and  Tacllltles 
o  Expand  hxia   service  to  the  area 

o  Develop  aass  transit  service  accessible  to  the  area 
o  Inprove  area  streets  and  sidewalks 

5.  Community  Services  and  Facilities 

o  Develop  accessible  recreation  facilities  and  services 

o  Upgrade  the  quality  of  shopping  facilities  available  at  Dpham's  Comer 

6.  Visual  Envlronsent 

o  Improve  street  landscaping 

o  Encourage  reuse  of  vacant  lots 

o  Improve  landscaping  of  residential  lots 

o  Remove  abandoned  automobiles 

o  Encourage  high  quality,  sensitive  improvements  in  the  appearance  of  area 
structures 

o  Iii^>rove  physical  condition  of  surrounding  neighborhoods 

In  order  for  Vlrglnla-Monadnock  residents  to  achieve  desired  goals  and  ob- 
jectives for  neighborhood  improvement,  strategies  in  the  form  of  specific 
plans  and  programs  must  be  developed  and  implemented.  Resources  for 
neighborhood  revltallzatlon  must  be  identified  and  utilized  including  the 
individual  and  combined  resources  of  the  area  residents,  assistance  avail- 
able from  the  City  of  Boston  and  other  levels  of  government  and  the  resources 
of  the  private  sector,  especially  the  banking  community.  The  following 
strategies  have  been  developed  as  possible  courses  of  action  which  may  be 
taken  to  achieve  various  identified  goals  and  objectives 'for  the  area. 
These  strategies, as  well  as  others  consistent  with  the  goals  and  objectives, 
should  be  implemented  by  the  parties  indicated.  The  list  of  strategies 
and  responsible  parties  is  by  no  means  all  inclusive,  but  does  provide 
Initial  recommendations  for  neighborhood  consideration  and  action.   Included 
at  the  end  of  the  proposed  strategies  is  a  suggested  timetable  and  budget 
for  their  implementation. 
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STRATEGIES  TO  CREATE  A  SENSE  OF  CWMJNITY 

The  residents  of  the  Vlrglnla-Monadnock  area  have  •  sense  of  pcverlessness 
about  their  neighborhood.  The  challenge  of  this  problem  is  to  develop  a 
•ethod  to  bring  the  residents  together  in  a  joint  effort  toward  iaproving 
their  neighborhood,  while  at  the  same  time  preserving  its  good  character- 
istics such  as  its  heterogeneous  nature  and  high  design  quality  of  its  houses. 
The  following  strategies  are  designed  to  aeet  this  challenge. 

Form  Helghborhood  Association 

An  active  and  representative  neighborhood  association  is  the  primary  tool 
and  catalyst  for  neighborhood  interaction  and  efforts  to  strengthen  a  sense  of 
community.  All  of  the  recommendations  in  these  strategies  are  based  on  the 
Initial  formation  of  a  neighborhood  association. 

A  group  of  interested  citizens,  with  the  aid  of  the  BRA  district  planner,  should 
take  the  initial  steps  toward  forming  an  association  for  the  Vlrglnla-Monad- 
nock area.   The  group  should  first  study  successful  examples  of  neighborhood 
associations  in  Dorchester  and  determine  the  model  or  combination  of  models 
vhich  will  %rork  best  in  the  Vlrglnla-Monadnock  area.  Next,  the  group  should 
identify  one  specific  issue  to  arouse  interest  among  neighborhood  residents 
and  call  a  meeting  on  that  subject.   Concern  about  crime  may  be  a  suitable 
subject. 

At  the  first  meeting,  a  proposal  for  an  association  with  specific  activities 
identified  should  be  presented  and  discussed.   From  there  it  will  be  up  to 
interested  and  active  neighborhood  residents  to  see  that  the  association  is 
effective,  has  the  participation  of  the  neighborhood  residents  and  is  adequately 
financed  through  collection  of  dues  or  fund-raising  activities. 

Once  established,  the  neighborhood  association  can  work  to  strengthen  the 
area's  sense  of  community  through  activities  such  as  block  parties  and  clean- 
up efforts  and  specific  programs  such  as  %«>rklng  to  fight  crime  and  setting 
up  a  housing  counselling  program  to  provide  information  on  various  financing 
techniques  for  home  improvements. 

Publicize  and  Promote  Areata  Desirability 

The  reasonable  housing  costs,  high  architectural  quality  and  convenient  loca- 
tion of  the  Vlrglnla-Monadnock  area  should  be  the  basis  for  a  public  relations 
campaign  development  sponsored  jointly  by  the  BRA  and  the  neighborhood  asso- 
ciation. The  campaign  could  include  real  estate  advertisements  in  selected 
publications  to  encourage  a  heterogeneous  racial  character  of  the  area.  A 
publicity  brochure  accentuating  the  area's  resources  should  be  prepared  and 
distributed  to  area  banKs,  realtors,  and  interested  potential  residents.  Other 
techniques  include  news  released  to  the  local  media,  presentations  to  local 
civic  and  social  organizations  and  sponsorship  by  the  neighborhood  association 
of  an  annual  house  tour  to  attract  both  real  estate  brokers  and  potential  home- 
owners to  the  area.   Funding  for  the  public  relations  campaign  might  be  assis- 
ted by  the  city  CDBG  allocation,  by  contributions  from  area  banks  or  the  Upham's 
Comer  Merchants'  Association  which  would  also  benefit  from  a  store  stable  clien- 
tele in  the  area. 
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Monitor  Housing  Sales 

The  association  should  record  what  houses  are  sold,  by  what  real  estate  firms, 
to  whom,  and  for  what  price.  This  will  allow  the  city  (through  the  BRA)  to 
evaluate  housing  trends  and  possible  racially  biased  marketing  or  other  subtle 
but  Illegal  practices  which  lead  to  housing  segregation.  This  information 
would  provide  the  basis  for  coonunity  action  to  influence  these  trends  and  stop 
any  questionable  real  estate  practices. 

In  cases  where  a  potential  bomebuyer  believes  that  he  or  she  has  been  unfairly 
denied  a  mortgage,  the  case  should  be  referred  to  the  Dorchester  Mortgage  Re- 
view Board.  A  board  made  up  of  three  bankers  and  three  conmiunity  representa- 
tives will  review  the  application. 

STRATEGY  TO  IMPROVE  NEIGHBORHOOD  SECURITY  AND  SAFETY 

One  of  the  most  insidious  problems  to  residents  of  the  Vlrglnla-Monadnock  area 
is  crime.  With  the  city  of  Boston's  present  financial  problem  and  the  competing 
demands  for  its  shrinking  treasury,  it  is  unrealistic  to  expect  the  city  to  solve 
the  problem  by  significantly  increasing  police  protection  in  the  area.   The 
neighborhood  itself  must  become  involved.   Combatting  crime  is  the  most  essen- 
tial issue  to  be  addressed  if  the  area  is  to  be  presented  as  a  safe  and  desirable 
place  to  live.  The  following  strategy  is  designed  to  address  the  problem  of 
crime. 

Establish  Neighborhood  Surveillance  System 

Several  Boston  neighborhoods  have  successfully  addressed  the  crime  issue  by 

forming  volunteer  security  patrols  to  supplement  local  police  protection. 

The  most  successful  model  is  the  Messenger  Street  Citizen's  Group  in  Mattapan. 

To  set  up  a  similar  group  in  the  Vlrglnla-Monadnock  area,  the  neighborhood 
association  suggested  in  the  first  strategy  should  provide  the  impetus,  with 
support  provided  by  successful  patrol  group  models  and  the  Boston  Police  De- 
partment in  the  form  of  advice  and  cooperation. 

The  patrol  could  be  designed  so  that  a  group  of  volunteers  would  patrol  the 
neighborhood  during  high  crime  hours,  reporting  any  suspicious  activities  to 
the  police.   If  enough  residents  volunteer  to  participate  in  the  patrol,  it 
would  require  only  two  to  three  hours  per  week  for  each  person. 

In  addition,  the  association  could  initiate  a  "window  %ratcher"  program  for 
reporting  suspicious  activities,  provide  educational  materials  on  proper  locks 
and  other  security  devices  to  lessen  the  potential  for  crime.   It  might  also 
encourage  neighbors  to  use  whistles  when  walking  in  the  neighborhood  to  alert 
residents  if  any  dangerous  situation  occurs. 

The  neighborhood  association  should  also  become  involved  in  other  activities 
related  to  reducing  the  crime  rate,  including  working  to  get  police  protection 
increased,  better  street  lighting,  a  barrier  along  the  railroad  tracks  to  end 
its  use  as  a  crime  corridor,  and  redevelopment  of  vacant  lots  to  prevent  their 
use  as  hiding  places  for  purse  snatchers  and  a  place  to  dump  stolen  cars. 
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STRATEGIES  TO  IMPROVE  BOUSING  STOCK  AND  INCREASE  OWNER-OCCUPANCY 

Adequate  financing  for  bome  loprovements  and  increased  opportunity  for  home 
cwnership  by  neighborhood  residents  trill  assure  that  the  bousing  stock  remains 
In  good  condition  and  vill  increase  neighborhood. confidence  In  tbe  area.  The 
following  actions  are  proposed. 

Designation  for  Area  Participation  in  HUD  312  Loan  Program 

To  receive  312  government  subsidised  loans.  It  will  be  necessary  for  residents 
to  petition  the  Mayor's  Office  for  a  312  loan  area  designation.  Because  the 
city  has  a  limited  amount  of  312  funds  available  from  HUD,  the  Virglnia-Monad- 
nock  area  residents  should  work  through  their  neighborhood  association  to  pre- 
sent their  case  from  a  position  of  group  strength. The  BRA  district  planner  should 
be  contacted  for  assistance  in  this  effort  In  the  near  future  to  insure  any  dead- 
lines for  requests  are  set. 

The  312  program  provides  loans  at  low  interest  (3  percent  versus  8  to  12  percent 
from  conventional  sources)  for  a  long  term  (repayable  over  a  20  year  period). 
The  loans,  of  up  to  9^00  naxlmum,  are  used  to  bring  property  up  to  full  code 
compliance,  but  can  also  be  used  for  improvements  done  at  the  same  time.  For 
people  living  on  low  Incomes,  these  loans  are  a  valuable  source  of  home  improve- 
■ent  financing  as  they  do  not  require  «n:lnltlal  cash  outlay  of  a  substantial 
amount. 

Request  Participation  in  Columbia- Savin  Hill  Neighborhood  Housing  Services  (NHS) 

NHS  is  an  innovative  and  relatively  new  approach  to  local  housing  rehabilitation 
which  has  operated  successfully  in  the  Columbia-Savin  Hill  area  of  Dorchester 
since  1975.  NHS  is  a  partnership  of  neighborhood  banks,  residents  and  the  city 
and  offers  a  wide  variety  of  housing  assistance  to  residents  of  the  area  including: 
homeownershlp  counselling,  technical  assistance  and  financing  to  make  owner 
occupancy  feasible  for  low  and  atoderate  income  persons. 

To  expand  NHS  to  allow  participation  by  residents  of  the  Vlrglnla-Monadnock  area, 
the  neighborhood  association  would  need  to  prepare  a  petition  to  the  NHS  Board 
of  Directors  requesting  expansion  of  its  present  boundaries  to  include  the  Vlr- 
glnla-Monadnock area.  To  make  the  proposal  feasible  as  well  as  desirable  to 
NHS,  the  association  must  obtain  a  source  of  funds  to  expand  the  present  NHS  staff 
to  accommodate  the  new  area.  As  a  result  of  participation  in  the  NHS,  area 
residents  would  have  access  to  low  interest,  long-term  loans  and  outright 
grants  as  well  as  a  variety  of  good  technical  advice.  The  NHS  staff  has,  in  ad- 
dition, established  a  good  relationship  with  several  local  banks.  This  helps 
in  securing  loans  for  NHS  applicants. 

Create  High  Risk  Loan  Fund 

In  the  event  that  participation  in  NHS  Is  not  found  feasible,  tbe  association 
■lay  wish  to  consider  creating  its  own  program  of  low  interest  loans  for  people 
who  cannot  afford  the  initial  cash  outlay  which  the  city's  Housing  Improvement 
Program  requires.   The  association,  with  the  assistance  of  the  BRA,  could  en- 
courage local  banks  to  participate  in  establishing  the  high  risk  fimd.   The  city 
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should  be  requested  to  provide  a  Batching  grant  from  the  CDBG  program.   In  par- 
ticular, the  Field's  Comer  branch  of  the  Suffolk  Franklin  Bank,  which  Is  cur- 
rently looking  for  suitable  target  areas  for  such  a  program,  should  be  approached 
with  information  about  the  Virginia-Monadnock  area  and  residents*  interest  in 
^  participating  in  such  s  program. 

Continue  and  Modify  Housing  Improvement  Program  (HIP) 

The  HIP  is  a  city-sponsored  housing  program  vhich  offers  homeowners  20  percent 
rebates  to  bring  their  units  up  to  minimum  code  standards  and  40  percent  rebates 
for  major  system  improvements  such  as  electrical  and  heating  system  replace- 
ments or  porch  repairs.   Senior  citizens  are  entitled  to  a  50  percent  rebate 
under  the  same  program.  The  HIP  is  valuable  to  homeowners  who  are  able  to  secure 
conventional  financing  orwith  savings  available  at  the  outset  to  cover  costs  until 
the  rebate  is  provided.  The  neighborhood  association  should  take  steps  to  assure 
that  residents  are  aware  of  the  program  and  its  requirements.   Interested  resi- 
dents should  be  directed  to  the  HIP  field  office  located  in  Dorchester. 

The  city  of  Boston  should  consider  revisions  to  the  HIP  to  make  it  more  usable 
in  the  area.   First,  the  HIP  should  consider  awarding  partial  reimbursements 
as  various  trork  stages  are  completed.   Second,  the  program  should  be  expanded 
to  include  non-owner  occupied  structures  with  six  or  fewer  units.  Third,  the 
program  should  provide  technical  assistance  and  counselling  to  its  applicants. 

Form  Housing  Counselling  and  Education  Program 

There  is  a  strong  need  in  the  Virginia-Monadnock  area  for  counselling  and  educa- 
tion about  opportunities  for  home  ownership  and  housing  improvements.  The 
neighborhood  association,  with  assistance  and  perhaps  financing  from  the  city 
and  neighborhood  banks,  could  organise  and  carry  out  the  program.  Coordination 
with  La  Allanza  (the  Spanish  Alliance)  could  assure  that  the  area's  Spanish  pop- 
ulation has  access  to  necessary  information  also. 

Once  in  operation,  the  program  could  educate  residents  about  the  city's  HIP  as 
well  as  state  programs  like  the  Department  of  Community  Affairs'  Winterlration 
Program.  This  program  offers  free  advice  and  installation  of  house  winterira- 
tion  measures  to  lower-income  residents,  especially  elderly  persons.  Window 
caulking,  storm  windows,  and  other  weatherization  materials  are  provided  free 
of  charge  for  up  to  $350  worth  of  repairs  per  dwelling. 

The  education  and  coimselling  program  could  also  arrange  for  knowledgeable  resi- 
dents counsel  others  on  how  to  do  routine  maintenance  and  fix  ups,  begin  a 
"loan  a  tool"  program,  and  start  a  series  of  guest  lectures  to  the  association 
on  home  improvement  techniques. 

The  neighborhood  association  should  also  encourage  other  groups  to  make  their 
education  programs  available  to  the  Virginia-Monadnock  area.   For  example, 
1st   American  Savings  in  Dorchester  has  held  a  four  week  course  in  all  aspects 
of  home  ownership  in  the  past  and  should  be  urged  to  do  so  again.  It  should  be 
offered  in  a  location  convenient  to  Virginia-Monadnock  residents  and  should  be 
widely  publicized.   It  might  also  be  offered  in  Spanish  with  assistance  from 


-19- 


La  Allanza  so  that  the  area's  Spanish  speaking  residents  could  participate. 

1st  American  Is  now  preparing  a  pamphlet  as  a  supplement  to  the  course.  This 
will  be  useful  and  should  be  prepared  in  Spanish  as  well  as  English.  If  the 
Cape  Verdlan  population  is  sufficiently  large,  the  Ist  American  might  be  will- 
ing to  publish  the  brochure  in  Portuguese  as  well.  Vide  distribution  of  the 
pamphlet  throughout  the  neighborhood  should  be  assured. 

STRATEGIES  TO  IMPROVE  COMMUNITY  SERVICES  AND  FACILITIES 

Development  of  community  services  and  facilities  will  improve  the  environment 
of  the  Vlrglnla-Monadnock  area  and  will  present  an  example  of  the  city's  concern 
for  the  area  which  will  stimulate  private  investment  and  confidence  in  return. 
The  following  strategies  are  recommended  to  improve  community  services. 

Develop  Vacant  Lot  Reuses 

The  city  should  acquire  vacant  lots  and  offer  them  for  resale  to  abutters  as  it 
has  done  in  other  areas  of  the  city.  The  program  would  need  Initial  publicity 
to  encourage  residents  to  participate.  To  Improve  the  Revival  Program,  the  city 
should  also  take  appropriate  legal  actions  to  increase  the  rate  and  speed  with 
which  the  city  acquires  vacant  lots.   In  the  interim,  the  city  should  insure  that 
trash  is  regularly  cleared  from  the  lots  and  it  should  monitor  and  enforce  laws 
which  prohibit  dumping  of  debris  by  outside  construction  firms  and  contractors. 
At  the  same  time,  the  city  should  remove  abandoned  cars  from  vacant  lots  and  from 
the  street  as  this  contributes  to  the  visual  pollution  and  deterioration  of  the 
area. 

Implement  Park  Improvements 

Although  a  park  is  already  planned  for  the  three  vacant  lots  on  Monadnock  Street, 
the  city  should  plan  to  make  the  park  permanent  and  Improve  the  facilities 
it  offers  according  to  the  desires  and  expressed  needs  of  the  neighborhood 
residents  through  their  association.  The  city  should  apply  for  funds  from  the 
federal  Bureau  of  Outdoor  Recreation  (BOR)  in  conjunction  with  proposals  for 
other  neighborhood  parks.   BOR  funds  are  readily  available  to  pay  for  a  wide 
range  of  park  improvements  and  recreational  equipment.  Adequate  lighting  of 
the  park  could  be  included  as  part  of  this  project. 

Establish  Urban  Gardens  Program 

Another  common  and  very  successful  use  of  vacant  lots  is  as  Victory  Gardens. 
The  Boston  Urban  Gardens  program  will  supply  soil  for  gardens  on  vacant  prop- 
erties. Residents  do  the  rest,  buying  seeds,  working  and  tending  the  gardens. 
The  gardens  provide  fresh  vegetables  and  flowers  to  the  residents  during  a 
good  part  of  the  year  and  also  serve  to  upgrade  the  visual  appearance  of  the 
lots.   Gardens  also  result  in  improved  neighborhood  attitudes  as  gardners  come 
into  contact  with  their  neighbors. 

Improve  Street  Lighting,  Sidewalks  and  Street 

Itonadnock  Street  is  poorly  lit  and  Its  sidewalks  and  street  need  resurfacing 
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M  aoon  as  apring  cones.  Tree  planting  on  both  Virginia  and  MonadnocV  Streets 
would  improve  their  appearance.  The  city  is  responsible  for  these  types  of 
public  Improvements  and  ahould  be  encouraged  to  ahow  aome  interest  in  the  area. 
The  city  ahould  consider  applying  to  the  Economic  Development  Administration 
(EDA)  for  funds  for  these  public  improvements  if  a  third  round  of  the  Local 
Public  Works  Program  is  approved  next  aprlng,  as  it  is  expected  to  be.  This 
EDA  program  provides  funds  to  cities  for  needed  ■unicipal  improvements  for  the 
primary  purpose  of  creating  Jobs.  Improvements  such  as  Installing  new  sidewalks, 
Itreet  lights,  «id  repavlng  would  clearly  be  eligible  for  funds.  •">«  city  might 
consider  including  the  park  development  under  the  EDA  project  as  well  if  BOR 
funds  were  not  available. 

Continue  Demolition  and  Boarding  Program 

The  city  presently  uses  CDBG  funds  to  demolish  approximately  900  abandoned 
buildings  each  year.  Residents  ahould  press  the  city,  (BRA  and  Building  De- 
partment)  for  prompt  demolition  and  boarding  in  the  area  when  buildings  cannot 
be  rehabilitated  economically  or  when  boarding  would  prevent  them  from  further 
deterioration. 

Accelerated  Tax  Taking  Process  for  Abandoned  Buildings 

It  now  takes  five  to  six  years  on  the  average  for  the  city  to  gain  possession 
of  tax  foreclosed  buildings.  Although  tax  foreclosures  have  not  been  iden- 
tified as  a  major  problem  in  the  project  area,  speeding  up  of  this  procedure 
would  clearly  benefit  the  area  If  in  the  future  any  foreclosures  occur  by  elim- 
InAtlng  a  potential  blighting  influence  Just  as  improvements  were  beginning 
to  be  realized. 

Improve  Upham^s  Comer  Shopping  Area 

In  order  for  the  Vlrglnla-Monadnock  area  to  benefit  from  its  convenience  to 
neighborhood  shopping,  the  city  ahould  continue  its  recent  focus  on  improving 
facilities  available  at  Dpham's  Comer.   First,  traffic  circulation  needs 
to  be  Improved,  especially  more  and  safer  parking  for  shoppers.  The  quality 
of  stores'  merchandise  and  selection,  and  reasonable  prices,  should  be  care- 
fully studied  so  new  retailers  can  be  drawn  to  the  area  who  will  serve  the 
clients'  interests.   Increased  communication  between  shoppers,  the  city,  ana 
the  merchants  will  also  make  the  shopping  more  responsive  to  the  needs  of 
area  residents. 

Visual  improvements  are  also  necessary  to  improve  Dpham's  Corner's  image  to 
Vlrglnla-Monadnock  area  residents,  including  street,  sidewalk  and  lighting 
improvements,  street  fumlture  and  landscaping,  and  continuation  of  the  city  s 
•torefront  improvement  loan  program.  These  should  be  implemented  with  CDBG 
Jinds  as  an  ongoing  program  over  the  next  few  years.   Better  PoJ^"  P"^^'^^^^ 
•uch  as  more  foot  patroling  will  also  Improve  the  area's  image  to  project  area 
residents. 

STRATEGIES  TO  PROVIDE  BETTER  TRANSPORTATION  SERVICES 

The  area  will  be  more  attractive  to  potential  homeowners  if  they  can  be  assured 
of  frequent  and  varied  commuter  service,  both  short  and  long  term,  and  sater 
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vehicular  traffic  within  the  project  area  Itself.  The  following  atrategies 
are  designed  to  address  these  issues. 

Seek  Dudley  Street  Stop  on  Proposed  Commuter  Rail  Line 

A  atop  at  Dudley  Street  on  the  proposed  1978-1981  commuter  rail  line  adjacent 
to  the  project  area  would  greatly  reduce  the  commuting  tine  from  the  area  to 
downtown  Boston.  The  neighborhood  assdciation  should  present  this  request  to 
the  BRA  district  planner  and  to  the  MBTA.  A  request  for  a  public  meeting 
should  be  Bade  to  the  MBTA,  even  though  this  might  be  a  atandard  procedure  at 
a  later  date.  The  association  should  Insure  that  the  meeting  gets  a  large 
local  turnout  as  this  Is  the  best  means  for  convincing  state  officials  of 
local  concern  and  support. 

At  the  same  time,  residents  should  request  that  a  fence  and  sound  barrier  be 
installed  immediately  along  the  edge  of  the  railroad  tracks  behind  Monadnock 
Street.  The  MBTA  would  be  responsible  to  do  this  as  soon  as  it  takes  over 
use  of  the  right-of-way.  The  city  might  use  its  influence  in  assuring  that 
the  MBTA  completes  this  task  at  an  early  date.  Funds  supplied  by  the  Urban 
Mass  Transportation  Administration  (DMTA)  for  the  MBTA  project  could  be  used 
for  the  costs  of  the  Dudley  Street  Stop  and  the  Monadnock  Street  barrier. 
The  project  would  have  to  go  through  an  environmental  clearance  including  a 
AT   Statement  since  the  line  passes  by  the  proposed  local  park  and  the  inven- 
toried houses  of  local  significance.  Mitigation  of  effects  on  these  resources 
could  include  an  especially  secure,  soundproof  and  visually  appealing  fence  or 
wall. 

Seek  Better  Bus  Service  to  Area 

Social  survey  findings  cited  infrequent  bus  runs  on  weekends  and  in  the  evening 
hours  as  the  nost  frequent  transportation  complaint.  The  MBTA  should  conduct 
a  market  study  in  this  and  adjacent  areas  to  see  exactly  which  lines  have  the 
Bost  demand  for  more  frequent  trips.  The  city  should  follow  up  to  make  sure 
the  MBTA  improves  service  if  it  is  deemed  feasible.  This  activity  will  need 
to  be  initiated  by  local  residents'  requests.   Residents  should  collaborate 
with  the  BRA  and  local  realtors  and  gain  their  support  in  presenting  this  re- 
quest since  it  will  work  to  their  advantage  in  improving  the  area's  desirability 
and  marketability. 

Study  Needs  for  Permanent  Rapid  Transit 

As  a  long  term  commuter  plan,  the  association  should  begin  to  evaluate  use 
of  the  abort  term  Dudley  Street  Stop  If  and  when  it  is  initiated.  If  success- 
ful, petitions  should  be  made  for  permanent  service  on  the  line  after  1981. 
The  MBTA  might  consider  continuing  the  ongoing  service  or  converting  the  tracks 
for  use  by  light  rail  vehicles  (LRV).  Other  alternatives  include  an  LRV  route 
down  Dudley  Street  or  Columbia  Road  from  the  downtown  area.  The  Virginla- 
Monadnock  residents,  commercial  property  owners  at  Upham's  Comer,  other  resi- 
dential area  residents  and  the  MBTA  would  have  to  arrange  a  mutually  satisfac- 
tory plan  sometime  during  the  next  few  years. 

Improve  Traffic  in  Project  Area 

Traffic  improvements  are  limited  by  the  street  patterns  of  the  area  and  by 
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traffic  routes  on  adjacent  streets.  -  One  way  aigns  should  be  posted  clearly 
at  all  Intersections  since  the  streets  in  the  area  are  almost  all  fn*  ""y- 
To  slow  traffic  down,  (especially  on  Monadnock  Street),  aigns  should  be  in- 
•tailed  indicating  the  posted  speed  limit.  Stop  signs  and  warning  signs  at  the 
approaches  to  the  win  intersection  at  Monadnock,  Bird  and  Sayward  would  help 
drivers  to  be  aware  of  the  unclearly  narked  intersection.  Requests  by  the 
neighborhood  association  should  be  suide  to  the  BRA  traffic  departnent  and  to 
the  city'a  highway  department.  State  aid  funds  from  the  Chapter  90  program 
■ay  be  available  to  the  city  for  this  project  from  the  Massachusetts  Depart- 
aent  of  Public  Works. 

STRATEGIES  TO  ENHANCE  VISUAL  ENVIRONMENT 

Creating  an  attractive  visual  environment  will  increase  neighborhood  pride  in 
this  area  and  will  stimulate  outside  interest  in  the  area.  This,  in  turn, 
will  help  convince  the  city  that  Virglnia-Monadnock  is  becoming  a  more  stable, 
viable  neighborhood  worthy  of  city  attention  and  assistance. 

Coordinate  Neighborhood  Projects  with  City  Improvements 

Improvements  to  the  visual  image  of  the  area  should  be  coordinated  with  improv- 
ing city  services  since  in  many  cases  the  two  overlap.   City  efforts  to  im- 
prove sidewalks,  streets,  lighting,  tree  planting,  reuse  of  vacant  lots,  and 
removal  of  abandoned  automobiles  will  contribute  to  local  efforts  in  creating 
a  more  pleasing  appearance. 

Improve  Landscaping  of  Properties 

The  neighborhood  association  should  encourage  residents  to  clean  up  and  main- 
tain their  yards  in  cases  where  this  is  not  now  done.  Annual  or  seasonal 
clean  up  parties  sponsored  by  the  association  could  include  lawn  and  garden 
maintenance  and  in5)rovements  as  well  as  vacant  lot  clean  ups. 

Preserve  Buildings'  Architectural  Quality 

Encouragement  of  sensitive  exterior  facade  treatments  in  all  home  improvements 
Is  essential  to  the  preservation  and  enhancement  of  the  area  e   strongest  asset, 
tte  hiS  qvxality  architectural  design  of  its  homes.   Initially,  the  association 
might  sponsor  a  guest  lecture  on  the  importance  of  the  •"^'^'^f ^^""1  "'y^^^^, 
represented  in  the  area  by  a  local  architectural  historian.  After  that,  part 
of  the  housing  publicity  and  education  program  should  be  a  written  guide  to 
-do's  and  don'ts"  for  exterior  improvements.  The  NHS  or  HIP  may  already 
have  this  information  and  might  be  willing  to  share  it  with  '^I;^  •"J^i'^J^^l^i^^ 
Otherwise,  the  BRA  should  consider  providing  this  service  as  part  of  a  city-wide 
sensitivity  program  for  historic  and  architecturally  important  properties  with 
assistance  from  the  Boston  Landmarks  Commission. 
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